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LAS VEGAS LIVING:
Incorporating Affordable
Housing in the Strip

forward page:
At the time of this writing (Spring 2021), the housing market in Las Vegas is
hitting all-time highs. Average home prices are higher than they were prehousing crash of 2008, and the available housing stock is so limited that many
buyers are paying tens of thousands over asking price and they are doing it with
cash. All of this is happening against the backdrop of the COVID-19 pandemic.
The hospitality industry (travel, meetings, events, restaurant, etc.) was among
the hardest hit sectors of the economy, and many workers in this largest area of
the Las Vegas economy are low-income employees struggling to keep their job…
let alone pay for the ever-increasing costs of housing.
This architectural design thesis by Maria Dos Santos examines housing for
hospitality workers and their families by pulling precedents from the hotel
industry into the development of community dwellings. A mixed-income housing
inventory along with mixed use amenities like on-site food, entertainment,
daycare, school, and work space borrows from the integrated resorts’ model of
“everything under one roof”. After identifying several ideal locations for this
kind of design, Maria sought the guidance of local leaders in the affordable
housing arena to ensure that the project was not only financially feasible but that
the experience would be one prospective residents would desire.

degrees of employee satisfaction and company loyalty, which typically translate
into greater guest experience and overall profitability. Second, the potential
to integrate housing on or near The Strip and connecting amenities of the
hospitality industry to the broader community might translate into more
properties being deemed essential in any future scenarios that require partial
closure of non-essential services. The hospitality industry is quite essential
to Las Vegas, and the hospitable housing of so many service workers will only
improve the perception of Las Vegas as the nation navigates what appears to be
another housing bubble.

Glenn Nowak
HD Studio Coordinator

Two interesting propositions emerged from the project’s development. First,
housing created in collaboration with the hospitality industry (ex. corporate
sponsorship) for the benefit of hospitality employees may produce higher
3
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intro:
THE LAS VEGAS STRIP STRETCHES FOR A COUPLE OF MILES ALONG
LAS VEGAS BLVD. VERY LITTLE HOUSING IS AROUND THIS AREA AND
WHERE HOUSING IS PROVIDED, IT TENDS TO BE FOR THE ELITE AND
RICH. THE AFFORDABLE HOUSING MARKET IN LAS VEGAS PROVIDES
INSUFFICIENT HOUSING FOR THE PEOPLE WHO NEED IT THE MOST.
MY GOAL IS TO UNDERSTAND AFFORDABLE HOUSING AND WHAT IT
TAKES FOR IT TO BE SUCCESSFUL IN AN URBAN AREA. THROUGH
THE PURCHASE AND ADAPTATION OF AVAILABLE LAND AROUND LAS
VEGAS BLVD, I WILL PROPOSE RESIDENTIAL DEVELOPMENT INTO THE
STRIP.
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abstract:
THE LAS VEGAS STRIP IS KNOWN WORLD-WIDE FOR ITS CASINOS,
RESORTS, RESTAURANTS, NIGHTLIFE, SHOPS AND ENTERTAINMENT
SHOWS. IN 2019, 42.52 MILLION PEOPLE VISITED LAS VEGAS. THE
STRIP IS OFTEN THE MAIN ATTRACTION FOR THESE VISITORS, BUT
THIS AREA HAS A DIFFERENT RELATIONSHIP WITH THE LOCALS
OF THE CITY. DUE TO THE LACK OF RESIDENTIAL DEVELOPMENT
IN THE STRIP, THE NEIGHBORHOOD IS EXCLUDED FROM THE
OTHER COMMUNITIES AROUND THE AREA. THIS LACK OF HOUSING
DEVELOPMENT KEEPS THE STRIP FROM BEING AN ESSENTIAL
COMMUNITY FOR THE LOCALS. COMBINED WITH THE LACK OF
AFFORDABLE HOUSING WE HAVE IN LAS VEGAS, A PERFECT
OPPORTUNITY IS PRESENTED. THE PURPOSE OF MY STUDY IS TO
INVESTIGATE THESE OPPORTUNITIES AND SEE HOW AFFORDABLE
HOUSING CAN BE INCORPORATED INTO THE LAS VEGAS STRIP
SUCCESSFULLY.
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research question:

thesis:

How can the Las Vegas Strip become a more essential community for
locals through the incorporation of affordable housing?

The Las Vegas Strip can become a more essential community to the city
through the incorporation of an affordable housing tower that connects
hospitality workers and locals.
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vicinity maps:
Desert Inn Rd
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Las
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a
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Hacienda Ave
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15

context of thesis:

current housing available:

19k
16% OF THE LAS VEGAS POPULATION IS CONSIDERED UNDER THE POVERTY
644k

LINE

SKY ON THE STRIP:
2 UNITS AVAILABLE
$1,685/1 BEDROOM

67 HOUSING UNITS CURRENTLY AVAILABLE FOR RENT/PURCHASE IN THE LAS
VEGAS STRIP

TRUMP TOWER CONDOS:
23 UNITS

0 AFFORDABLE HOUSING UNITS ARE CURRENTLY AVAILABLE

$4k-10K/month
MGM SIGNATURE:
40 UNITS AVAILABLE
The lack of affordable housing in the Strip creates a problem for hospitality

$2,552/1 BEDROOM

workers. However, this creates opportunities for the hospitality companies
and designers to work together to build a community that serves the workers.
Throughout my thesis, this concept will be explored.
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examples of existing housing in
the Strip:

These examples show how only luxury housing is present in the Strip. Due to the high prices of these

NAME:

NAME:

VEER TOWERS

VDARA CONDOS

LOCATION:

LOCATION:

3726 S LAS VEGAS BLVD

2600 W HARMON AVE

AMENITIES:

AMENITIES:

FULLY FURNISHED

FULLY FURNISHED

GARAGE/VALET

VALET

GYM

POOL/SPA

POOL

WASHER/DRYER

WASHER/DRYER

NO PETS ALLOWED

apartments, the average hospitality worker does not have the means to afford a unit. This excludes
the workers from being able to live around their workplace, creating a plethora of problems later
listed, such as long commutes.

PETS ALLOWED
RENT:

RENT:
$2,280/1 BEDROOM
12-MONTH LEASE

$2,500/1 BEDROOM
3-MONTH LEASE
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case studies:
housing
NAME:
60 RICHMOND STREET EAST
LOCATION:
TORONTO, CANADA
AMENITIES:
SOCIAL SPACES DEDICATED TO FOOD
“URBAN PERMACULTURE”
TERRACES
ABOUT:
DESIGNED FOR RESIDENTS EMPLOYED IN THE RESTAURANT
AND HOSPITALITY INDUSTRY

Residential

Commercial
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case studies:
housing
NAME:
425 GRAND CONCOURSE
LOCATION:
BRONX, NY
AMENITIES:
RECREATION ROOM, LANDSCAPED ROOF TERRACE, LOUNGE
SPACE AND FITNESS ROOM, LAUNDRY ROOMS, BIKE STORAGE
AND PARKING GARAGE.
ABOUT:
100% AFFORDABLE HOUSING UNITS; THREE-STORY BASE
INCLUDES A CHARTER SCHOOL, MEDICAL FACILITY, CULTURAL
AND COMMUNITY SPACES, SUPERMARKET AND SOCIAL SERVICES FACILITIES.

Residential

Commercial
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case studies:
housing
NAME:
GRAND CONCOURSE HIGH-RISE AFFORDABLE HOUSING RFP
LOCATION:
BRONX, NY
AMENITIES:
FRESH SUPERMARKET
COMMUNITY FACILITY
2 AMENITIES HUBS
STORAGE
BICYCLE PARKING
ABOUT:
221-UNIT MIXED-USE AFFORDABLE HOUSING THAT PROVIDES
LIVE-WORK OPPORTUNITIES
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case studies:
housing
NAME:
ODA MIXED-USE DESIGN
LOCATION:
ASTORIA, NY
AMENITIES:
FRESH GROCERY MARKET
COURTYARD
ABOUT:
DEVELOPED TO REVITALIZE THE ASTORIA NEIGHBORHOOD
IN NEW YORK CITY. IT IS PART OF A PROJECT THAT INCLUDES
FIVE BLOCKS. THE PROJECT IS EXPECTED TO CREATE MORE
THAN 5.4K ON-SITE JOBS, WILL GENERATE $50 MILLION IN
NEW LOCAL SPENDING ANNUALLY.

Residential

Commercial
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case studies:
housing
NAME:
THE NICHOLSON
LOCATION:
VICTORIA, AUSTRALIA
AMENITIES:
COURTYARD
GREY WATER REUSE + SOLAR HOT WATER PANELS
ABOUT:
199 FULLY MODULAR APARTMENTS THAT INCLUDE
AFFORDABLE HOUSING PROJECT THAT COMBINES THE DESIRE
TO CREATE AFFORDABLE HOUSING DEVELOPMENT. INCLUDES
A DIRECT RESPONSE TO THE URBAN CONTEXT OF THE
NEIGHBORHOOD IT’S IN.

Residential

Commercial
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case studies:
housing
NAME:
THE STACK MODULAR HOUSING IN MANHATTAN
LOCATION:
NEW YORK CITY, NY
AMENITIES:
COURTYARD, BALCONIES
ABOUT:
7-STORY MODULAR CONSTRUCTION THAT FOCUSES ON
DEVELOPING A QUALITY AND ECONOMICALLY VIABLE
HOUSING SOLUTION TO STRATEGICALLY REBUILDING AND
FILLING GAPS IN OUTMODED HOUSING INFRASTRUCTURE IN
THE CITY.

Residential

Commercial
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case studies:
office tower+apartments
NAME:
TWO TOWERS AT LA CHAPELLE
LOCATION:
PARIS, FRANCE
AMENITIES:
BALCONIES, COURTYARD
COMPOSED OF TWO INTERLOCKING TOWERS
ABOUT:
254 APARTMENTS ATTACHED TO 20 SOHO-TYPE BUSINESS
SPACES WITH APARTMENTS (SMALL OFFICE/HOME OFFICE).
BLENDS THE WORKSPACE WITH THE HOME SPACE WHICH
IS SOMETHING INTERESTING TO THINK ABOUT BECAUSE OF
COVID-19.

Residential +
Offices

Commercial
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case studies:
commercial+
office+apartment tower
NAME:
VALLEY BY MVRDV
LOCATION:
AMSTERDAM, NETHERLANDS
AMENITIES:
RESIDENTIAL UNITS, OFFICES, PARKING, SKYBAR, RETAIL
SPACE, CULTURAL SPACE
ABOUT:
THE BUILDING PLANS TO INJECT A SENSE OF LIFE AND
EXCITEMENT INTO AMSTERDAM’S BUSINESS DISTRICT,
TRANSFORMING THE NEIGHBORHOOD INTO A MORE VARIED
AND LIVABLE URBAN QUARTER.
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diagrams for VALLEY by mvrdv
Housing
Office
Public

Housing
Office
Public

Towers pushed to plinth edges

The contextual facade

The terraced towers

The terraced block

The redistributed program

Housing
Office
Public
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Towers pushed to plinth edges

The terraces

The public valley

site context and analysis:
Las Vegas Metro Area Employment
164.5k
Trade, Transportation
& Utilities

125.1k
Professional
& Business Services

71.1k
Construction

Source: Zippia, The Career Expert

96.2k
Education & Health
Services

899.1k

54.2k
Financial Activities

102.8k
Government

27.1k
Other Services
0.6k
Mining & Lodging

9.4k
Information

25.6k
Manufacturing
222.5k
Leisure & Hospitality
Source: U.S. BLS, Current Employment Statistics

LARGEST COMPANIES IN NEVADA:
1. MGM RESORTS INTERNATIONAL (77,000 employees)
2. CAESARS ENTERTAINMENT (65,000 employees)
3. LAS VEGAS SANDS (50,500 employees)
4. JOHNSON ELECTRIC (40,000 employees)
5. WYNN RESORTS (25,200 employees)

walk score:

41

transit score:

34

bike score:

46

Source: walkscore.com

average commute time:

25

2.22% of the workforce in Las Vegas, NV have “super commutes” in excess
of 90 minutes
This information shows the influence that hospitality companies have in
Nevada. With their resources and large reach, these companies are able to
create a significant impact in their communities.
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2,677

HARRAH’S

NYNY

ENCORE

2,567

THE STRAT

2,64O

PH

THE LINQ

2,716

WYNN

2,814

TROP

2,884

BALLY’S

2,916

TREASURE ISLAND

3,002

PARIS

3,027

PARK MGM

COSMOPOLITAN

THE MIRAGE

THE PALAZZO

MANDALAY BAY
3,086 3,044

SAHARA

3,348 3,309

CAESARS PALACE

3,770

FLAMINGO

CIRCUS CIRCUS

4,049 4,032

BELLAGIO

EXCALIBUR

THE VENETIAN

LUXOR

CITYCENTER

MGM GRAND

6,852 6,790

room count in the resorts
in the strip:

4,407

3,950

3,642

2,427
2,034 2,024
1,720
1,467
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map of room count in the
resorts in the strip:
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initial possible site location:

Desert Inn Rd

Spring Mountain Rd

Trump

ESTIMATED LOT SIZE: 1.48

ESTIMATED LOT SIZE: 3.01

SITE ADDRESS: 3755 S LAS VEGAS BLVD

SITE ADDRESS: -

JURISDICTION: CLARK COUNTY

JURISDICTION: CLARK COUNTY

APARTMENT (H-1)

Wynn

APARTMENT (H-1)

Palazzo

Paradise Rd

Venetian

Las

Mirage

Veg
a

sB

lvd

Treasure Island

PARCEL: 16221301019

ZONING CLASSIFICATION: LIMITED RESORT AND ZONING CLASSIFICATION: LIMITED RESORT AND

Encore

Fashion Show Mall

PARCEL: 16221301018

Harrah’s
Caesars Palace
Flamingo Rd

LINQ
Flamingo
Cromwell
Ballys

Bellagio

Paris

Vdara Cosmo

Planet
Hollywood
Harmon Ave

Aria
Aria
OPTIMAL SITE
LOCATION

Park MGM

Tropicana Ave

T-Mobile NY
NY
Arena
Excalibur

MGM
Grand
Tropicana

OYO

Luxor
Hacienda Ave
Mandalay Bay
Delano
Four Seasons
Russell Rd

McCarran
International
Airport
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quasi-design experiments:
the following experiments were conducted as preliminary
design explorations to guide the project’s design.
quasi-experiment ‘a’: programmatic analysis
quasi-experiment ‘b’: parking analysis
quasi-experiment ‘c’: sustainability analysis
quasi-experiment ‘d’: foot-traffic analysis
quasi-experiment ‘e’: cost analysis
quasi-experiment ‘f’: unit layout analysis
quasi-experiment ‘g’: ground floor analysis
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quasi-experiment ‘a’:

residential only tower
resort living amenities:
restaurant

pool

spa

housing
office spaces/
conference

100% residential

This layout allows for 57% of the resort
amenities to be incorporated into the design.

fitness
center

commercial/
shops

lessons learned from this design experiment:
• A 100% residential layout allows for optimal space for
housing to be developed

• This type of tower mimics the other existing residential towers
in the Las Vegas Strip
• A complete residential tower would exclude the tourists and
perhaps feel out of place in the Strip
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quasi-experiment ‘a’:

residential + commercial tower
resort living amenities:
restaurant

10% commercial

pool

spa

housing

90% residential

This layout allows for 86% of the resort
amenities to be incorporated into the design.

office spaces/
conference
fitness
center

commercial/
shops

lessons learned from this design experiment:
• This type of tower would ameliorate the need for certain
amenities in the Las Vegas Strip

• The closest grocery store to the Strip area is 2.5 miles away
and a 50 minute walk. This isn’t something that is accessible
to the average Strip resident or visitor
• Benefits both locals and tourists
• Provides optimal profit because of commercial development
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quasi-experiment ‘a’:

residential + mixed-used tower
resort living amenities:
restaurant

30% office

pool

spa

housing

60% residential

This layout allows for 100% of the resort
amenities to be incorporated into the design.

office spaces/
conference
fitness
center

commercial/
shops

10% commercial

lessons learned from this design experiment:

• Provides more amenities that are needed and absent from the
Strip
• Residential + commercial + offices would all work together to
establish an actual city center
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quasi-experiment ‘b’:

parking analysis:
comparison of different layouts
For condominiums:

For commercial (grocery):

For office:

On-site Parking Requirement: Calculated by
the capacity of each unit as described below,
plus one additional guest space for every 6
units spread throughout the development:

On-site Parking Requirement:
1. If less than 25,000 square feet, one space
per 175 square feet of gross floor area.
2. If 25,000 square feet or more, one space
per 250 square feet of gross floor area.

On-site Parking Requirement: One space for
each 300 square feet of gross floor area.
Source: Las Vegas Chapter 19.04 Permissible Uses

Source: Las Vegas Chapter 19.04 Permissible Uses

100,000 sq ft total

1. Studio and One Bedroom Units – 1.25 spaces
per unit.
2. Two Bedroom Units – 1.75 spaces per unit.
3. Three Bedroom and Above Units – Two
spaces per unit.
Source: Las Vegas Chapter 19.04 Permissible Uses

Parking calculation example:
100,000 sq ft
1,000 sq ft per unit =100 units in tower
100 units *1.75 spaces =175 spaces needed in
total

Parking calculation example:
100,000 sq ft total
90,000 sq ft residential
1,000 sq ft per unit =90 units in tower
90 units *1.75 spaces =158 spaces needed
10,000 sq ft commercial
1 space per 175 sq ft
10,000 sq ft/175 =58 spaces needed
158+58 = 216 spaces needed in total

Parking calculation example:

60,000 sq ft residential
1,000 sq ft per unit =60 units in tower
60 units *1.75 spaces =105 spaces needed
30,000 sq ft office
1 space per 300 sq ft
30,000 sq ft/300 =100 spaces needed
10,000 sq ft commercial
1 space per 175 sq ft
10,000 sq ft/175 =58 spaces needed
105+100+58 = 263 spaces needed in total
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quasi-experiment ‘b’:

parking analysis:
1. building a new above ground parking garage
Building cost:
for a 150,000 sq ft multi-level parking garage
above ground
$21,500 per space
$65.00 per sq ft
national average of $9,750,000 to build an

above ground parking garage

pros
cons
• provides parking • expensive
close to the towers • time consuming to
build
• takes up precious
space from the site

parking garage
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quasi-experiment ‘b’:

parking analysis:
2. building a new underground parking garage
Building cost:
for a 150,000 sq ft multi-level parking garage
above ground
$34,000 per space
$90.00 per sq ft
national average of $13,500,000 to build an

underground parking garage

pros
cons
• provides parking • extremely
close to the towers expensive
• doesn’t take up
• time consuming to
above ground space build
from the site
• takes up precious
space from the site

parking garage
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quasi-experiment ‘b’:

parking analysis:
3. using existing MGM employee parking garage
Building cost:

$0 since the above ground parking garage of 6

levels is already built and being used by MGM
Hotel employees

pros
cons
• provides parking • might be a dangerfor $0 additional
ous area to walk at
cost to building the night due to lack of
towers
supervision
• doesn’t take up any
space from the site
• only 300 feet from
towers
• only one minute
walk

existing
MGM employee
parking garage
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quasi-experiment ‘c’:

sustainability analysis:
pollution facts

This incentive would help MGM Resorts to reach their sustainability goals.

77,000 MGM RESORTS workers commute to the Las Vegas Strip everyday,

“We are a recognized leader in environmental sustainability, particularly in

with an average daily commute of 50 minutes.

climate leadership. Our commitment to operating sustainably guides every
aspect of our business from sustainable design and construction

On average, most workers drive 42 miles for their daily commute.

to responsible operations, including energy, water and materials
management.”

404 g of CO2 is produced per mile, meaning that each worker produces
around 16,968 g of C02 daily.

Source: MGM Resorts International 2019 Social Impact & Sustainability Report

3 out of 10 Sustainable Development Goals from the United Nations that
MGM is focused on:

If taken account the total amount of people employed by MGM RESORT, a
total of

1,440 tons of CO2 daily.

If MGM RESORTS provides housing for 1% of its workers, it would reduce its
CO2 emissions by

14 tons of C02 daily.

This is the equivalent of planting

217,760 trees daily.

Through the proposal of housing for their
workers, MGM Resorts can also focus more
on the SDG #13 Climate Action
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quasi-experiment ‘c’:

sustainability analysis:
how to incorporate these concepts to the design

community
garden

• Costs an average of
$7,500 to start it up
• Gives the residents
the opportunity to
congregate and grow
their own produce

solar
panels

• A 10kW panel costs
$27,000
• Solar panels have a
payback period of
9.51 years
• Solar panels have a
20-year savings of
$23,596
• Falls into the SDG
number 7, affordable
and clean energy,
which is one of MGM
sustainability goals

renewable
energy

• Mainly the use of
solar panels
• Federal Solar Tax
incentive allows
you to deduct 26
percent of the cost
of installing a solar
energy system from
your federal taxes

recyclable
materials

desert
landscape

green
grocery

• Buildings to use
recycle materials in
its composition
• Collected compost
for garden
• Recycling of trash
from tenants

• Building should
incorporate
landscape elements
that appropriate to
Las Vegas
• Less water for plant
irrigation

• As listed before, the
closest grocery store
to the Strip is 2.5
miles away
• Provide healthy
and fresh fruits
and vegetables for
residents
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quasi-experiment ‘d’:

Pedestrian Volume - Max. 15 Minutes
Tropicana Ave to Flamingo Rd
(Typical Saturday)

foot traffic analysis:
pedestrian volume

800-1,400 pedestrians in the area in front of site
Impacted by bus stop #5485 (Las Vegas @ Polo
Towers)

Las Vegas Blvd

SITE
LEGEND:

Max. 15min pedestrian volume
200 or less
201-800
800-1,400

1,401-2,000

Greater than 2,000

Source: Pedestrian Study Las Vegas Blvd. Prepared for Clark County, Nevada
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quasi-experiment ‘d’:

foot traffic analysis:

BELLAGIO
3,950 ROOMS

walkability from site
This diagram shows the proximity
and walkability of certain resorts in
reference to the site. The purpose
of this is to visualize the opportunities that are presented through the
site location. Plenty of MGM Resorts
properties are within 15 minutes of a
walking distance from the site.

PARIS

2,916 ROOMS

COSMOPOLITAN
3,027 ROOMS

PLANET HOLLYWOOD
2,567 ROOMS

CITYCENTER
6,790 ROOMS

POLO TOWERS
WALDORF
ASTORIA

829 ROOMS

389 ROOMS

0.75mi

0.50mi

0.25mi

18 minutes

12 minutes

6 minutes

SITE

PARKMGM
3,002 ROOMS

MGMGRAND
6,852 ROOMS

EXCALIBUR
4,032 ROOMS

LUXOR

4,407 ROOMS
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MANDALAY BAY
3,309 ROOMS

quasi-experiment ‘e’:

cost analysis:
low-rise, mid-rise & high-rise
Low-rise building:
avg. construction cost: $85-$225 per sq ft
avg. total cost: $3 million
Mid-rise building:
avg. construction cost: $175-$250 per sq ft
avg. total cost: $10 million
High-rise building:
avg. construction cost: $225-$400 per sq ft
avg. total cost: $77 million
Comparison of (2) 15 story vs. (1) 30 story buildings:
(2) 15 story buildings:
avg. construction cost: $225-$400 per sq ft
avg. total cost: $37.5 million
avg. total cost for (2): $75 million
(1) 30 story building:
avg. construction cost: $225-$400 per sq ft
avg. total cost: $55 million
Cheaper by $20 million to fit 30 stories in one
building rather than two

Source: fixr.com Service Cost Guide: Construction Services
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quasi-experiment ‘e’:

cost analysis:
comparing two towers vs. four towers
(2) 40 story buildings:
avg. construction cost: $225-$400 per sq ft
avg. total cost: $100 million
avg. total cost for (2): $200 million
------------------------------------------------------------------(2) 15 story building:
avg. construction cost: $225-$400 per sq ft
avg. total cost: $37.5 million
avg. total cost for (2): $75 million
(1) 20 story building:
avg. construction cost: $225-$400 per sq ft
avg. total cost: $37.5 million
(1) 30 story building:
avg. construction cost: $225-$400 per sq ft
avg. total cost: $55 million
Cheaper by $32.5 million to fit 80 stories in four buildings rather than two
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quasi-experiment ‘f’:

is a tower the ideal affordable
housing model?
64k for a 750 sq ft apartment unit
77k for a 750 sq ft townhouse
208k for a 750 sq ft house

reasons why apartment are better:
• Costs less than buying or renting a house or townhouse
• Increased safety factor, due to security cameras, monitored
entrances and controlled access to building
• Inclusion of resort living amenities that are not provided in
other residential building types
• Community living

tower apartment

townhouse

house

The best method for affordable housing is an apartment tower. This allows for
a smaller amount of land to be used for a larger quantity of residential units.
An apartment tower is able to provide more security at a lower cost. The aspect
of community living is also accentuated through the sharing of provided resort
living amenities
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quasi-experiment ‘f’:

residential units layout analysis:
10% of MGM workers make <40k

The current standard for affordable housing says that a family
should pay no more than 30 percent of its household income on
rent. Anything more is no longer affordable.

60% of MGM workers make 40k-70k
30% of MGM workers make >70k

What is affordable housing for the people that fall into these
statistics:

<40k

10%

>70K

<40k: maximum of $1,000/month (group A)

30%

40k-70k: maximum of $1,374/month (group B)
>70k: maximum of $2,124/month (group C)
60%

$84k
$78k
$71k

40k-70k

$38k $38k
CASINO DEALER

$41k

SOUS CHEF

$41k

PR COORDINATOR

ACCOUNTING CLERK

$42k

ADMIN ASSISTANT

$46k $46k
MARKETING COORDINATOR

INTERNAL AUDITOR

$50k $49k

EXECUTIVE ASSISTANT

REVENUE ANALYST

$51k

RECRUITER

$57k

EMPLOYMENT SPECIALIST

$57k

BEVERAGE MANAGER

$57k
HR SPECIALIST

$67k
EXECUTIVE CHEF

BUSINESS ANALYST

$74k
SENIOR BUYER

ACCOUNTING SUPERVISOR

MANAGEMENT ASSOCIATE

SOFTWARE DEVELOPER

PURCHASING MANAGER

$87k $87k
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quasi-experiment ‘f’:

group A housing units:

1-bedroom apartment at $750/month

2-bedroom apartment at $950/month

619 sq ft

1,126 sq ft
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quasi-experiment ‘f’:

group B housing units:

1-bedroom apartment at $1,000/month

2-bedroom apartment at $1,250/month

747 sq ft

1,161 sq ft
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quasi-experiment ‘f’:

group C housing units:

1-bedroom apartment at $1,350/month

2-bedroom apartment at $1,500/month

843 sq ft

1,585 sq ft
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Based on the salaries of MGM employees, the housing should be divided
as 10% for group A, 60% for group B and 30% for group C.
Out of an analysis of 1,000 residential units:

group A: 100 units

group B: 600 units

group C: 300 units

50 1-bedroom units at $750/month

$37,500 monthly profit

50 2-bedroom units at $950/month

$37,500 monthly profit

300 1-bedroom units at $1,000/month

$300,000 monthly profit

300 2-bedroom units at $1,250/month

$300,000 monthly profit

150 1-bedroom units at $1,350/month

$202,500 monthly profit

150 2-bedroom units at $1,500/month

$202,500 monthly profit

$1,080,000 in monthly revenue

With a monthly revenue of $1,080,000 and an average building cost of $150 million, it would take approximately 11 years to account for these costs, with a
yearly profit of around $13 million for the residential units, without including the profits from commercial spaces and offices.
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quasi-experiment ‘g’:

ground floor analysis:
How the site currently is:

The site location allows for plenty of opportunities to be
created. As stated in an earlier design experiment, around
800-1,400 people are in motion around this area of the site
at any 15-minute interval. Engaging the street would help
create a sense of community in the Strip area.
Some of the ways that I plan to initially explore these design
decisions are through:
• Plaza area of intersection
• Landscape buffer from street and private space
• Shading structure

parking lot
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quasi-experiment ‘g’:

activating streetscapes:
plaza area at intersection
impacts on community:
• improves walkability and creates an incentive for
people to occupy the space
• gives tourists and local residents a place for
outdoor leisure
• elevating people’s experience
• provides a peaceful place where resort employees
can peacefully enjoy their breaks away from the
busy casino and hotel floors

aspects to incorporate:
• shops on ground-floor i.e. coffee shop, local
grocery store, etc.
• connection shops
• built-in seating
• movable seating and tables
• appropriate lighting
• landscape and streetscape
• local public art
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quasi-experiment ‘g’:

activating streetscapes:
landscape buffer from street and private space
impacts on community:
• creates a sense of privacy and security for people
inhabiting the plaza space
• separates different levels of public and private
spaces
• through aspects of biophilia, this would provide
inhabitants with a connection to nature
• people exposed to plants and nature get certain
benefits from it; like having a positively impacted
attitude and overall happiness and perceived
improvements in mental health and tranquility

aspects to incorporate:
• native trees and bushes
• appropriate irrigation systems
• biophilic design
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quasi-experiment ‘g’:

activating streetscapes:
shading structures
impacts on community:
• improves the quality of the plaza space
• prevents too much sunlight getting to the plaza
spaces and making it too hot
• a necessity because of the Las Vegas climate
shading structures

aspects to incorporate:
• shade canopies
• movable shading structures
• permanent shading structures

91

design development:
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additional
case studies:
worker housing
NAME:

LABOUR CITY
LOCATION:
DOHA, QATAR
AMENITIES:
17,000- SEAT THEATRE, FOUR CINEMAS, CRICKET FIELD, TWO
POLICE STATIONS, AND 200 SHOPS
ABOUT:
OPENED IN 2015, IT IS A HOUSING DEVELOPMENT FOR
MIGRANT CONSTRUCTION WORKERS FOR THE QATAR 2022
WORLD CUP. IT COSTS $825 MILLION AND IS ONE OUT OF
SEVEN HOUSING COMPLEXES BUILT BY THE GOVERNMENT
FOR THE APPROXIMATELY 260,000 WORKERS
CRITICISM:
SHOWCASES CERTAIN DECENT DESIGN ASPECTS BUT ALSO
THINGS TO AVOID AND NOT TO IMPLEMENT. THERE IS TOO
MUCH SURVEILLANCE AND SECURITY––WHICH BENEFITS
WORKERS, BUT UNDERMINES THEIR PRIVATE LIVES. THE
LOCATION OF THE DEVELOPMENT IS TOO FAR AWAY FROM
THE ACTUAL CITY AND GENERAL POPULATION. THIS CAUSES
GENTRIFICATION AND EXCLUSION. GOOD POLICIES ARE
NEEDED TO BE IN PLACE TO ENSURE THIS DOESN’T HAPPEN.

additional
case studies:
worker housing
NAME:

WASATCH VERANDA
LOCATION:
DRAPER, UT
AMENITIES:
POOL, PATIO, VERANDAS, MEETING ROOMS, EXERCISE SPACE,
MOUNTAIN VIEWS
ABOUT:
THE DEVELOPMENT CONTAINS 239 UNITS, ALL PRICED TO
SERVE RESIDENTS EARNING 60% OR LESS OF THE AREA
MEDIAN INCOME, VERANDA IS A UNIQUE EXAMPLE OF
AFFORDABLE MULTIFAMILY HOUSING WITH HIGHLY EXECUTED
DESIGN. THIS CONNECTION TO ITS SURROUNDINGS
REINFORCES THE PROJECT’S IDEAL LOCATION, CLOSE TO
TRANSIT, RETAIL, AND EMPLOYMENT CENTERS.
“OUR DESIGN CREATIVITY WAS NOT LIMITED BY COST OR
PROGRAMMING” SAID DEENA ROUMELIOTIS, PROJECT
ARCHITECT FROM BSB DESIGN IN ORANGE COUNTY
“THE ELEVATION EMULATES THE NATURAL LANDSCAPE, WITH
DARK MOVING TO LIGHT FROM THE BASE TO THE TOP. CAST
STONE BANDS AND THIN LINES OF BALCONIES AND CLADDING
ALSO SEEM TO REFLECT THE STRATA ON THE NEARBY
MOUNTAIN SIDE” NOTED BY JEFF MULCRONE, AIA, DIRECTOR
OF BSB DESIGN’S CHICAGO OFFICE.
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additional
case studies:
housing+mixed-use
NAME:

PEDREGULHO HOUSING COMPLEX & COPAN BUILDING
LOCATION:
SAO PAULO, BRAZIL

additional
research on worker satisfaction,
company incentive for progress
Affordable housing can affect an employer’s ability to attract and retain employees and can thus

Example: National survey of more than 300 companies conducted by Harris Interactive

have implications for regional economic competitiveness.
As illustrated in certain surveys, many representatives of the business community report that a lack

37%

37%

of affordable housing makes it more difficult to recruit and retain employees. To the extent that
an affordable housing shortage forces worker to “drive ‘til they qualify,” a region may be faced with

57%

congested roads, which can reduce economic competitiveness.
Affordable housing’s role in attracting and retaining workers: The availability of affordable

67%

housing near jobs has been recognized by both employers and workers as an important asset.
While few studies have directly measured the role of affordable housing on employee attraction and
retention, formal and informal surveys consistently demonstrate its perceived role in a vibrant
economy.
Congested roads can reduce the profitability of local businesses by increasing operating costs and
by shrinking the area from which businesses can expect to draw both customers and workers (Cam-

37% of the largest companies

2/3 of the respondents believe that

57% of the more than 1,200

(with more than 100 employees)

the shortage “is having a negative

workers polled say that they would

acknowledge an insufficient level

impact on retaining qualified entry

consider moving closer to work if

of affordable housing in their

level and mid-level employees” and

they could find affordable housing

proximity

well more than half attribute some

near their workplace

level of employee turnover to the

bridge Systematics, Inc. 2005). Cities that fail to address congested roads “may find their competi-

resulting long commutes

tive edges slipping away to more favorable locations” (Hartgen and Fields 2006: 38).
(Source: Urban Land Institute 2007)
(Source: The Role of Affordable Housing in Creating Jobs and Stimulating Local Economic Development: A Review of the
Literature)

What does this mean?
Companies are able to retain more employees when there is affordable housing near the workplace.
It is something that is beneficial and in the interest of not only workers, but also companies. High
housing cost actually makes it hard to recruit employees and negatively impact employee retention. It is beneficial to analyze employee satisfaction and how the development of affordable residential towers in the Strip could raise this, and the correlation of employee satisfaction and employee retention and employee productivity.
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top factors for
employee satisfaction:
1.
2.
3.
4.
5.
6.
7.
8.
9.
10.

Appreciation for your work
Good relationships with colleagues
Good work-life balance
Good relationships with superiors
Company’s financial stability
Learning and career development
Job security
Attractive fixed salary
Interesting job content
Company values

Design decisions that directly address worker satisfaction:
•

The inclusion of innovative spaces where colleagues can congregate after work and develop
good relationships, which will improve their overall employee satisfaction as well

•

Office spaces that offer opportunities for workshops and classes to be taught––like business
and management, so employees can get trained on their own time and work on certain skills
that can get them a raise or a better job position with the company in the future

The effects (physical and mental) of living far from work:

(Source: Boston Consulting Group study from 2014 that surveyed 200,000 workers around the world)

Here is how affordable housing in the Strip would impact these four top factors:
•

Appreciation for your work: If one of the hospitality companies were to invest time and 		
money into developing affordable housing for its employees, it would send workers a message
that the company really cares about the well-being of its employees––showing that they are

Added stress to daily life

appreciative of all that the workers do
•

Good work-life balance: Living in close proximity to work enhances workers’ aspect of work-life
by eliminating long commutes and a lot of stress related to it. Workers would now have more
Loss of precious time

time to do whatever they desire with the increased free time they have
•

Job security: By providing affordable housing to a certain number of employees, it illustrates
how they are determined to help their employees, which shows that the company is interested in
investing in their employees and that they are planning on keeping them long-term

•

Company values: Shows that the company cares for the well-being of its employees
Fatigue caused by long commutes
creates workplace accidents
and lower productivity in
the workplace
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research statistics for bringing
employees in closer proximity to their
workplace in the Strip:

example data
from MGM Resorts:
Revenue from 2018: $11.7 billion

37%

37% of employees admit that a longer commute means
they spend less time on activities like going to the gym,
seeing friends and family, and hobbies.

30%

13%

47%

47% of younger workers indicate that a long commute
lessens their chance of hanging out after work.

24%

ENTERTAINMENT

17%

FOOD &
BEVERAGE

$11.7 BILLION

50%

CASINO

20%

ROOMS

30% of employees often skip work events that
extend after hours because of a long commute.

24% of workers say they live further from
jobs because they can’t afford to live nearby.
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site option #1:
Koval Lane & Rochelle Ave
site option #2:
on Las Vegas Blvd

3 site options:

site option #3:
Hidden Well Rd & Gilespie St
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site option #1: Koval Ln and Rochelle Ave
focus on: space & proximity

These initial massing studies started to address the possibilities of the layout of the

Distance to the center of the Strip: 1.0 mi

that they do not provide an optimal layout for mixed use development and that the

Time to center of Strip: 20 min walk

exterior spaces created were not ideal.

proposed buildings on the site. Upon further exploration of these studies, it was found

Nearest grocery store: 28 minute walk (1.3 miles away)
Nearest public transportation: 175 feet away

Rochelle Ave

Rochelle Ave

entry

entry

Koval Lane

Koval Lane

entry

entry

entry

Harmon Ave

Harmon Ave

study #2

study #1
Koval Lane

Kishner Dr

Kishner Dr

Rochelle Ave

Rochelle Ave

Koval Lane

Kishner Dr

entry

Kishner Dr

Harmon Ave

entry
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Harmon Ave

study #3

proposed sketch of study #3

site option #2: Las Vegas Blvd
focus on: center of the action

These initial massing studies started to address the possibilities of the layout of the

Distance to the center of the Strip: 0 mi

that they do not provide an optimal layout for mixed use development and that the

Time to center of Strip: 0 min walk

exterior spaces created were not ideal.

proposed buildings on the site. Upon further exploration of these studies, it was found
Harmon Ave

Harmon Ave

Las Vegas Blvd

Nearest public transportation: 0 feet away (bus stop on site)

Las Vegas Blvd

Nearest grocery store: 48 minute walk (2.3 miles away)

entry
entry

Harmon Ave

Las Vegas Blvd

Harmon Ave
MGM Rd

Park Ave

MGM Rd

study #2

Las Vegas Blvd

study #1

Park Ave

entry

Park Ave

MGM Rd

Park Ave
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MGM Rd

study #3

proposed sketch of study #2

site option #3: Hidden Well Rd and Gilespie St
focus on: privacy & safety

These initial massing studies started to address the possibilities of the layout of the

Distance to the center of the Strip: 4.3 mi

that they do not provide an optimal layout for mixed use development and that the

Time to center of Strip: 1.5 hour walk

exterior spaces created were not ideal.

proposed buildings on the site. Upon further exploration of these studies, it was found

Marnell Way

d
tR
lo
Pi

Marnell Way

d
tR
lo
Pi

Nearest grocery store: 28 minute walk (1.3 miles away)
Nearest public transportation: 250 feet away

Martin Ave

Gilespie St

Placid St

Placid St

d
tR
lo

Pi

Marnell Way

Gilespie St

Martin Ave

Carpenters Union Way

Carpenters Union Way

Martin Ave

Hidden Well Rd

Hidden Well Rd

Gilespie St

study #1

study #2

NV-215

Placid St

d
tR
lo

Pi

Marnell Way

NV-215

Martin Ave

Placid St

Gilespie St

Carpenters Union Way

Carpenters Union Way

Hidden Well Rd

NV-215
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Hidden Well Rd

study #3

NV-215

proposed sketch of study #2

Learning from the Strip: layout of buildings

examples:

Taking a look at some of the resorts on the Strip can start to show
us how to better incorporate residential units in a high-rise building
context and Strip site. Most resorts have shapes that allow for units
to have uninterrupted views, which creates the opportunity for more
privacy to be provided for the users. An optimal layout for a tower

ARIA

WYNN

MIRAGE

BELLAGIO

in the strip would consist of a either a cross layout like it is seen on
MGM Grand, a Y-shape that is angled like the Mirage, Bellagio, and
Mandalay Bay, or an curved shape like Aria and Wynn. This emphasis on
privacy and views is something important that should be added to any
affordable housing development. Through this research, I decided to
re-evaluate my previous massing models and see how I can design my
towers to have more of a curved shape that allows for private views and
spaces to be created, such as courtyards.

MGM GRAND

MANDALAY BAY
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site option #1:
Koval Ln & Rochelle Ave
updated massing study

site option #2:
Las Vegas Blvd
updated massing study

site option #3:
Hidden Well Rd & Gilespie St
updated massing study

P

Marnell Way

Harmon Ave

Martin Ave

Placid St

Koval Lane

Gilespie St

Las Vegas Blvd

Rochelle Ave

Kishner Dr

Carpenters Union Way

Harmon Ave

Hidden Well Rd
Park Ave

MGM Rd

NV-215
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proposal:

121

enlarged site plan: Koval Ln & Rochele Ave

123

aerial: programatic layout
			key:
				commercial space
				residential space

125

section perspective: private courtyard

127

rendering: Koval Ln & Rochelle Ave View

129

rendering: Harmon Ave View
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final thoughts:

The development of mixed-use affordable housing in the
Strip for hospitality workers can be successful, with proper
support from the hospitality industry and investors. This
thesis starts to develop these ideas, but much more work
is needed to continue to evolve the project. It has the
opportunity to become a prototype for affordable housing
in other areas near the Strip or in tourism hotspots in the
United States.
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commentary:

“You received some good feedback on your idea this morning. I think what you’ve

“Two interesting propositions emerged from Maria’s project. First, housing created in

presented is still a solid start. It’s not ordinary. The developers we’ve worked with want to

collaboration with the hospitality industry (ex. corporate sponsorship?) for the benefit of

begin with FLASHY images that they can show their investors, then they take the investor

hospitality employees may produce higher degrees of employee satisfaction and company

down into the detail of the specific spaces. But, you’ve got to start big and WOW your

loyalty, which typically translate into greater guest experience and overall profitability

client before you tell them about the boring details. Don’t let the criticism hold you back.

Second, the potential to integrate housing on or near The Strip and connecting amenities

Undergrad/Grad school is where you should be exploring, like you are doing...If you really

of the hospitality industry to the broader community might translate into more properties

want to pursue this idea further by calling on developers for information, it’s going to take

being deemed essential in any future scenarios that require partial closure of non-

time and a lot of energy. If you decide to further develop your concept, look at a smaller

essential services. The hospitality industry is quite essential to Las Vegas, and the

scale for the building, further develop the tenant amenities, and think about how various

hospitable housing of so many service workers will only improve the perception of Las

owners would buy into the building. Maybe it’s an investment...Overall, I think you’ve got a

Vegas as the nation navigates what appears to be another housing bubble.”

concept that needs a lot more time to develop. You can do that.”

-Glenn Nowak, HD Studio Coordinator

-Monica Gresser, Brazen Architecture
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